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RESEARCH QUESTIONS AND METHODOLOGY
1.1 Introduction
The study aims to assess if the 1979 Land Act had any land use consequences
in Maseru and its peri-urban areas. Therefore, the objective is to find out if the
Land Act 1979 influenced patterns of land development and urban morphology.
The pattern of land development in Maseru is characterised by several factors.
Firstly, there is a high rate of private individual developers. Building agencies that
exist [such as the Lesotho Housing and Land Development Corporation
(LHLDC)] have had a limited impact. This is because land provided by these
agencies is made available through site and service schemes. These serviced
sites cost more than land that has not been serviced. Therefore, most people opt
for the cheaper option and buy the land that has not been serviced from private
individual sellers. There is also lack of efficient mechanisms put in place to assist
people in securing housing finance. People have to individually source mortgage
finance from financial institutions.
Secondly, Lesotho does not have a national housing policy. A housing policy was
formulated in 1987, but was never adopted. Lack of housing policy results in no
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clear line and mechanisms to facilitate housing development. A housing policy
would help to identify and set target groups in most need of land, and then proper
and relevant mechanisms would be put in place to help the target groups access
housing. Within a housing policy, the most important aspect that would need to
be addressed is finance. Therefore, a housing policy would put in place
mechanisms to ensure that people had access to finance. Currently, people
access housing finance through financial institutions, employment based housing
schemes or informal money saving schemes. Financial institutions mainly cater
for the high to middle income groups. The low-income group relies mainly on
informal saving schemes in order to access housing finance.
Lack of a housing policy leads to less control over land development process and
hinders proper land management by the government. This has led to unplanned
settlements with sub-standard housing. Approximately 80% of Maseru's urban
settlements are unplanned (MCC planning office: 1998).
Thirdly, the local authority does not have adequate capacity (manpower and
capital) to effectively oversee proper enforcement of planning regulations and
controls. Those who ignore regulations are not penalised. Lack of capital limits
MCC's potential to bank land. This land could then later be sold to the public.
2
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Land banking also helps the municipality to acquire appropriate land for public
development projects.
Finally, is should be noted that land development in Maseru is characterised by
low residential densities. Plot sizes are very large. Inability by government to
control land development processes (such as setting standard plot sizes) has led
to these low densities. These low densities are not desirable because residential
land in Maseru is very scarce, while population numbers continue to increase.
There is need to encourage sub-divisions (there is little vacant land within the
urban boundaries), and to also establish more planned developments, especially
in the peri-urban areas. For an illustration of the major land uses found within
Maseru urban area, (refer to map 1 page 10).
1.2 Research questions
It is within the principles of the Land Act of 1979 that this study is based. The
research problem is derived from the argument that the above objectives were
not adequately met. This has led to the Act having minimal impact on
development in Maseru's peri-urban areas. The central issue of this study is: In
what ways has the Land Act 1979 had an impact on Maseru's urban morphology




• Has the Land Act 1979 been implemented adequately? If not, what are the
shortcomings or problems experienced?
• Have the objectives of the Act been met? If not, what obstacles were there?
• Has the existence of the Act had any impact in the development and spatial
form in Maseru?
• Has the impact on land and spatial form been positive, negative or both?
• Has the change in land tenure system (that is, change from communal to
leasehold) produced notable changes in the pattern of land development in
Maseru's peri-urban areas?
• In what way, has the spatial form of Maseru changed in the period before 1979
and period after 1979 to the present?
It is hypothesized that the Land Act of 1979 has not been able to curb rapid
urban sprawl and has not changed the pattern of urban morphology and land
development in Maseru's peri-urban areas.
1.3 Research methodology
1.3. 1 The study area:
The study areas (Mapeleng and Sekamaneng) are located north of the greater
Maseru urban area (refer to map.2). Mapeleng is in the Ha-Mabote area, within
4
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Maseru urban boundaries and is under the administration of the Maseru City
Council. The village is a mixture of old (some residents go back to the 1940's)
and new residences. Sekamaneng has part of its area within the Maseru urban
boundaries and another portion is at the boundary's periphery in the Berea
plateau. For Sekamaneng, this means that land allocation rights are the
responsibility of the urban land committee for areas within the city boundaries,
and the Village District Council (VDC) for those 'rural' areas outside the Maseru
urban boundaries.
1.3.2 Private Developers
There was no household list for either village in order to carry out random
sampling as it had initially been proposed. The most current aerial photos of
the areas are more than ten years old making it difficult to sample through
use of geographic or aerial sampling which would have been ideal for the
areas, since they are partially rural in nature and houses are scattered
randomly. Since most of the existing households will not show on the aerial
photos, the geographic sampling method was not used.
The sampling method which Was then used in this study was systematic
sampling method in its simplest form. At the Bureau of Statistics, census
data for the study areas is in the number of people living in the area and not
5
Chapter One
the number of households. In this study, households and not individuals
were used as samples.
It is estimated that there are approximately 550 households in Mapeleng area
of Ha-Mabote with a total of 2,189 people for Mapeleng and 4,861 for the
greater Mabote area (Bureau of Statistics Census Data: 1996). Thirty sample
surveys were carried out in Mapeleng using a 1-in-18 systematic sample.
This was determined from the following formula determining the value of k in
a one-in-k systematic sample.
k~ N/n




Thus, a one-in-k systematic sampling become 1-in-18 systematic sampling for
use in the Mapeleng area. This means that one in every eighteenth
household was used as a sample through use of a questionnaire. The first
eighteenth house was selected and every eighteenth household thereafter
was selected as part of the sample.
Sekamaneng has a population of 662 persons (Bureau of Statistics Census
Data: 1996). Thus, it was estimated that there are roughly 160 households
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within the area, where average household size is 4 persons. A 1-in-5
systematic sample was used in Sekamaneng. The first fifth house in the area






Traditional leaders were interviewed. The chiefs which were interviewed were
those who have jurisdiction over the study areas. The interviews were in-
depth in nature. Prompts were also used in the interview.
1.3.4 Public Officials
Questionnaires were used for public officials. The respondents were from the
Maseru City Council's (MCC) Planning Department and the Department of
Lands, Survey, and Physical Planning's (LSPP) Planning and Lands
Departments. MCC has jurisdiction over all areas within Maseru's urban
boundaries, which includes Mapeleng and part of Sekamaneng. MCC is
responsible for enforcing planning regulations within its jurisdiction. Land
development committees are also administered by the municipality. LSPP is
7
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responsible for granting leases, planning permission and overseeing overall
land development.
1.4 Definition of terms
1. Peri-urban areas- Areas that are found about or around the urban area. In
this study, peri-urban areas are therefore, those areas that are found
immediately outside the city of Maseru's boundaries.
2. Spatial form- The spatial arrangement of the city. That is, the physical form
that the city takes.
3. Urban morphology- the systematic study of the form, shape and plan of an
urban area. This is in terms of the origin, growth and function of the urban
area (Goodall: 1987).
1.5 Chapter outline
Chapter one introduces the study. This introduction deals with specific land
development in Maseru. Thus, it attempts to present what is Maseru's spatial
form and discusses factors that have influenced land development patterns.
Research questions and methodology are also dealt with in this chapter.
8
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In chapter two, land policy issues are discussed as well as land tenure systems.
Firstly, land tenure systems are presented with particular emphasis on the
communal tenure system and its application to Lesotho and specifically Maseru.
Secondly, the 1979 Land Act is discussed with particular emphasis on how it
introduced leasehold in Lesotho. Historical patterns of urban development in
Lesotho and Maseru are then presented.
Chapter three will deal with a brief outline contextualising the study areas. Then
research findings will be presented and analysed. In the analysis of findings,
aerial photos are also used. These show the development of Mapeleng and
Sekamaneng in the 1970's and 1980's. In some cases, the maps were rotated in
order to have the same orientation. The approximate boundaries of the areas on
the aerial photos are demarcated with a black line. It was not possible to get
maps of the same scales. Therefore, the detail varies from map to map.
In chapter four, there will be discussions and conclusions.
9
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CHAPTER TWO
LAND POLICY, TENURE SYSTEMS AND URBAN DEVELOPMENT IN
LESOTHO.
2.1 Introduction
In chapter two, the pattern of land development in Lesotho is provided from a
historical perspective. Then land development issues specific to Maseru are
discussed.
Land development and land policy issues are also addressed drawing on
international literature. The process of land acquisition will also be discussed. The
process of land development is then discussed within the context of land tenure
systems. This chapter also introduces the 1979 Land Act.
2.2 Historical patterns of urban development in Lesotho
Phororo and Letuka (1993) point out that initially in Lesotho, there were no urban
and rural areas. Traditional Basotho villages were sparsely populated. Villages
were placed on the edges of rocky hills. lVIakhanya (1979) and Sheddick (1954)
argue that the villages were placed on the hill to allow the more arable land to be
used for cultivation. This was due to the subsistence nature of the economy and
the society. Fair (1981) attributes this placing to the need to settle in out of the
way areas to make it difficult for enemies to attack. All these reasons are sound
and the placing was probably due to both aspects.
Chapter Two
There were two types of settlement patterns. These were the cluster and circular
settlement patterns (Sheddick: 1954). The cluster settlement consisted of
households on the hillside. Circular pattern of settlement was found mainly in the
low lands. In this type of settlement pattern, households made a circle around
open space. Usually this space was used as a meeting place for men to discuss
community issues. Sheddick (1954) argues that the circular settlement pattern is
of older communities when land was abundant.
Migration was a major force that influenced urban development in Lesotho.
Population movement in Lesotho was mainly focused toward the urban areas or
'government reserves' as they were often referred to. These urban areas housed
government administration offices and had concentration of infrastructure and
services. Internal migration originated mainly from the central and southern
lowlands of the country as well as the highland areas. This migration was usually
of a permanent nature. Sembatje and Makatsjane (1992) and Wellings (1983)
assert that migration at times was used as 'spring-board' to launch migrants into
South Africa.
The opening of the first diamond mines in South Africa in 1868 produced an
exodus of male workers from Lesotho to South Africa. Labour migration of
Basotho has been more intense in comparison to Lesotho's regional neighbours
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such as Botswana, Swaziland and Zimbabwe. Ambrogetti (1995) argues that
'turning of farmers into miners' was necessary for levy of taxes and diminishing
quantity of land allocated to individual. Also as Thabane and Guy (1984) point
out, South African mines relied on cheap labour, which was in plentiful supply in
Lesotho.
The migrant labour system is circular in nature. Thus, Basotho migrants went to
South Africa for work and ultimately returned home. They came to Maseru and
while there, they held down odd jobs to acquire money to live on while waiting to
be recruited (Thabane and Guy: 1984). According to Sembatje and Makatsjane
(1992), migrant labour from Lesotho reached its peak in 1977. Since then, there
has been a decline due to decrease in the price of gold (Sixth National
Development Plan: 1997 and EIU report: 1997). The price of gold affects
Basotho migrants because most are employed in the gold mines. Sembatje and
Makatsjane (1992: 128) also attribute the decline in employment due to
"... unemployment in South Africa, technological developments, capitalization of
product sector which all necessitate a reduction in the demand for foreign labour
in South Africa".
Lesotho's urban areas have had to increasingly absorb not only the retrenched,
but also the unemployed from surrounding and highland areas. Migration
(especially internal) has increasingly included that of women. This is because the
14
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migrant labour system left a legacy of female-headed households especially in
the rural areas.
The woman's role in decision making thus increased. This decision making
included aspects that pertain to land. In Lesotho, women are indirectly excluded
from owning land (Keith: 1994). This is because women can not, in law register
land in their own names. In the Deeds Registry Act 1967, it is argued that a
woman married in community of property and those women whose affairs are
governed by customary law are excluded from matters pertaining to land. Franklin
(1995) asserts that the 1979 Land Act might change the position of women in
land related matters. This has not happened. This is because the Deeds Registry
Act has not been amended in line with the Act.
Women often had to hire out their land because they could not cultivate it
themselves, or lacked resources. If the land was left fallow for more than two
years, it could be taken away and re-allocated. It is often argued that women in
Lesotho depend on migrant remittances for their livelihood. There has been some
studies carried out that show that this is not the case. It has always been
assumed that most rural women depend on migrant remittances because most
Basotho male are employed in the South African mines. Another reason is that




Katona (1993) undertook a study that showed that Basotho women do not
necessarily depend on migrant remittances. Katona (1993) found out that few
women depend on migrant remittances for income.
Katona's study sample did not receive any kind of migrant remittance. The above
issues as well as persistent crop failure (there has been problems of low rainfall
and drought) have led to female migration to the urban areas, especially Maseru.
As Bardill and Cobbe (1985) point out, with the inability of South Africa and
domestic agriculture to absorb growth, increasingly people moved to and settled
in the urban areas.
2.3 Patterns of urban development in Maseru's peri-urban areas
In 1869, Maseru was established as the administrative capital of Lesotho. In the
1870's, there was already a lot of commercial activity going on in the town. As
Ambrose (1993) points out, Maseru also functioned as a market town. People
from the surrounding rural areas daily sold their goods in Maseru. As early as
1872, Maseru already had a postal service, a hospital and two general stores. In
1880, the first town plan was drawn up (Ambrose: 1993), it showed the existing
town as well as 'proposed future formation' of the town. The plan used gridiron
layout for the town. The plan was also used for recording allocation of sites.
In the early part of the twentieth century, Maseru began to experience both
spatial and population growth. An industrial school was built, as well as a
government dispensary. Extensions were made to the hospital, several churches
16
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and an English-medium school were built (Ambrose: 1993). In spite of the
population growth, it was still contained within the town's boundaries in the early
1960's. According to Ambrose (1993), the only paved roads were within the city
centre and no industrial development had yet occurred.
At independence in 1966, the urban areas had less than five percent of Lesotho's
population, with half of the urban population in Maseru (Bardill and Cobbe: 1985).
According to Wellings (1983), settlement occurred on the peri-urban areas within
Maseru because these were the only areas closest to Maseru town. The
government did not have adequate resources (or much desire due to failure to
recognise the nature and extend of the problem, as Wellings points out) to
administer the rapid expansion of population.
Wellings (1983) fails to point out that before 1980, when Maseru's boundaries
were extended, peri-urban areas fell outside the jurisdiction of Maseru and the
town council. There had never been much planning or development control
exercised in Maseru let alone areas outside the town council's jurisdiction.
Therefore, much of precious agricultural land was encroached on. These
unplanned areas have no infrastructures and services. They were mainly
scattered all over and as the areas filled up, the footpaths and field boundaries
influenced the patterns of layout.
17
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A few areas have been planned in Maseru. These include areas such as Ha
Thetsane. Housing in Maseru mainly consists of single detached housing,
resulting in low densities. The residential areas mainly do not cater for a specific
class. Therefore, there are diverse developments within a residential area. A low
income individual lives in the same residential area as a higher income individual.
Site and service housing scheme such as the one in Khubetsoana have led to
specific class groups being located within the same area.
2.4 Land policy issues
Land development process entails efforts on land (directly or indirectly) by the
landowner or developer, the builder, the financier and the public sector. The
landowner initiates development on the land. The builder constructs the house,
the financier provides funding to ensure that the house is built, while the public
sector's job is to regulate development on that land and to provide necessary
services and infrastructures. The relationship between the role-players in land
development can further be illustrated in figure 2.1 :
18
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Source: KNell (1993:125) Land and the city
Kivell (1993) argues that the above process of land development occurs in
market governed land development. Thus, it is not characteristic of all countries.
For example, under a communal tenure system land is not sold on the market
and figure 2.1 would not apply.
Once land has been acquired, it then has to be registered. Ownership of
immovable property passes only on registration of property in the name of the
buyer in the Deeds Registry. Registration of property in the Deeds Registry helps
to ensure that the government has control on land holdings. It makes it easier to




In Lesotho, role-players involved in land development processes were the client,
community and traditional leaders under the communal system. The community
acted as the builder (helped the developer in the construction of the house), while
the traditional leaders held the land in trust for the Basotho nation.
Indigenous material was used for construction of the house and did not need to
be bought. Houses were built of mud 'bricks' with thatched roofs. The
relationship between role players in development took the following form as
illustrated in figure 2.2.









The post-1979 land development process is different from the above. It involves
the landowner, the client, the financier, advisor, the builder, and the public sector.
The process can further be illustrated by figure 2.3.
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The process outlined in Figure 2.3 is very similar to the one suggested by Kivell
(1993) in Figure 2.1. The only difference is that land developers are not part of
the process.
2.5 Land tenure systems
Several land tenure systems exist internationally. Kivell argues that "... Iand
tenure involves complicated collection of rights to own, occupy, use or improve
space and to lease or sell or pass it on to one's heirs". Land tenure systems to be
considered in this study are freehold, leasehold and communal tenure systems.
Land tenure systems are considered in this study because land tenure systems
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changed from communal to leasehold. Therefore, there will be differences in how
land development is carried out as it has been illustrated in Figures 2.2 and 2.3.
Change in tenure system will evidently affect land development processes and
the ultimate spatial form of the city.
2.5.1 Freehold
According to Torres (1994), freehold involves individual title to land. In this
system, land can be bought and disposed of at will. Freehold system has been
criticised for allowing land speculation to occur. Also, there are problems of land
being disposed of at high prices, making it difficult for the poor to acquire land.
2.5.2 Leasehold
In leasehold, an individual has a right to occupy land through possession of a
lease. The period of a lease grant differs from one country to another and on the
intended use of the land. Bruce (1987:5) argues that leasehold system
"... involves nationalization without radical redistribution or collectivization
objectives, simply to assert a public interest in the land to control its allocation to
individuals under leases or similar title, such as certificate of occupancy". In
Lesotho, provisions for leasehold were made in the 1979 Land Act.
2.5.3 Communal tenure system
In Africa, the communal tenure system is regarded as customary or traditional.
This is because the communal tenure system was the most common tenure
22
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system in Africa (Franklin: 1995). Christodoulou (1990) points out that the
communal tenure system mainly occurred in Sub-Saharan Africa, which includes
Lesotho. Writers such as Makhanya (1979), Matlosa (1991) and Poulter (1976)
argue that in customary land tenure system, ownership of land is vested in the
community.
2.6 Lesotho's land tenure system
Lesotho is a small (30,355 sq. km.) land locked country in Southern Africa.
Lesotho has ten administrative districts, namely: Maseru, Berea, Leribe, Butha-
Buthe, Mokhotlong, Thaba-Tseka, Qacha's Nek, Quthing, Mohale's Hoek and
Mafeteng (refer to Map 2, page 11). The country has rough topography with
approximately two-thirds of the area being mountainous (Fair: 1990) and
currently, only 9% of the land is arable (Sixth National Development Plan: 1997).
The lowland regions are highly populated and most of the towns including
Maseru are within this region.
From 1858 to 1868, Lesotho (then Basotuland) was at war with the Boers, who
later won a large piece of Basotho land. Due to further threat from the Boers,
Basotuland's king Moshoeshoe sought help from the British. Basotuland then
became a British Protectorate in 1868. It was a British High Commission territory
from 1884 to 1959. Basotuland later gained its independence in October of 1966.
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Lesotho's system of state is a parliamentary monarchy. Therefore, apart from the
government, there also exists the king and a hierarchy of chiefs. These chiefs act
as administrators at the village level. The land is vested in the King, the chiefs in
turn allocate the land to people. Ambrogetti (1995:1) points out that "The
fundamental principle of the relationship between the population and the land is
that 'the land belongs to the nation'. The right to all land is communal ... ".
According to Franklin (1995), the communal tenure system has five characteristic
features:
• Land is for the whole community and does not belong to anyone individual.
• Chiefs on the behalf of the community hold land in trust.
• Land is allocated for use of the allottee and his family, subject to continued
use of the land and political allegiance. Torres (1994) points out that the
allottee was always the head of the household or male.
• Land can not be sold, bought, transferred or exchanged.
• Only members of the community have the right to be allocated land within the
community
Traditionally, land was granted for subsistence of the family group (Makhanya:
1979). Land allocated included a residential site. Three pieces of land were
allocated to each individual. According to Williams (1972), one piece of land was
for cultivation of maize, another for cultivation of wheat and the third was for
cultivation of sorghum. An individual was allocated land in different locations to
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distribute fair allocation of good and inferior land (Fair: 1981). This led to
fragmentation of land. Makhanya (1979) argues that, the way in which land could
be used was determined by the land tenure system. That is, there was no
security of tenure and individual ownership of land.
A person could not dispose of land at will. For instance, Makhanya (1979: 31)
points out that, the traditional leaders would discourage planting of trees on
arable land without prior consent.
2.6.1 Land allocation process
The following was a prerequisite for eligibility to land:
• The person had to be a bona fide Mosotho
• Male and married
• The person had to acknowledge the supreme power of the king
• The person had to be a subject of one of the principle or ward chiefs and had
to be accepted by the chief as his loyal subject
• The person had to agree to perform and observe social obligations as
expected of him by the community
Source: Land tenure working paper (LSPP)
A person had to fit the above criteria to be eligible for land. The rights given on
arable land could be for life or for a limited period. The Land (Procedure) Act
1967 and the Deeds Registry Act provided mechanisms where land could be
registered. A person was provided with a 'Form C' which provided certificate of
25
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ownership for the allottee. The chief could take away land if he felt that the land
was not being used properly or if it was left fallow for more than two years. If land
was revoked, it was then re-allocated to someone else. Grounds for revocation
are; overgrazing, refusal or inability to fight soil erosion (Bruce: 1984). This
resulted in insecurity of tenure within the communal tenure system.
A revocation is a process whereby land is taken away from an allottee. The land
thus reverts to the state. This land can then be re-allocated to some one else.
2.7 Reasons for change in Lesotho's land tenure system
Lesotho's communal tenure system had been blamed for the country's poor
agricultural outputs and lack of development as early as the 1960s. According to
the Department of Lands, Surveys and Physical Planning (LSPP) report (1984),
foreign donors put pressure on Lesotho to change its land tenure system from
communal to leasehold. The East African Royal Commission (EARC) also had
interest in Africa's communal tenure system (Franklin: 1995). The EARC
encouraged 'prioritization of land over land needs' and individualization of land
holdings.
Several reasons were put forth which argued for necessity to change the tenure
system. It was often argued that the tenure system needed to be changed to
adjust to the changing economic environment (Makhanya: 1979). It was asserted
that change from communal to leasehold would help commercialise land
26
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because it would enable selling and buying of land. It would also provide security
of tenure and incentive for farmers to invest in the land and in turn produce higher
yields through use of fertilisers.
Other reasons cited were lack of expertise of traditional leaders to administer land
(Tsepe: 1984), need to secure control over land by government, in order to be
able to provide infrastructure. Matlosa (1991) asserts that population pressure
led to inadequacies in the old tenure system due to diminishing amounts of
arable land.
The following table illustrates how there has been a steady decrease in
availability of arable land in Lesotho.
















Table 2.2 Landlessness and Land scarcity
Holding Size (ha) % of Household % Points of change
1950 1970 1986 1990 1950-1970
Nil 7.2 13 20 27 +5.8
0-1.62 33.1 43 +9.9
1.63-3.23 36.9 30 -6.9
>3.24 22.8 14 -8.8
Source: Ambrogetti (1995:2) Communal systems of land tenure and fair access to the land: the
case ofLesotho (modified).
From the two tables above, it is clear that land holdings have decreased over the
years. This has mainly been due to increased population pressure and soil
erosion. The size of land holdings has also decreased from 1.4 ha to 0.9 ha from
1986 to 1990 respectively. Pre-1979, there was no clear system as to the exact
size and standard used in land allocation in terms of determining the size of
fields. In Table 2.1, the land allocation sizes are for arable land used in
cultivation. Residential land holdings also changed over time. In the Land Tenure
Working paper, it is pointed out that in terms of size of plots, grants to land after
1979 are usually 1,000m 2 or less.
After Lesotho's independence in 1966, attempts were made to try to modify the
communal land tenure system. Two land laws were passed in 1967. These were
the Land (Procedure) Act of 1967 and the Deeds Registry Act of 1967. It should
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be noted that the legislation mentioned above did not aim at land reform. The
Land (Procedure) Act 1967 introduced documents for allocation of land (referred
to as 'Form C') while the Deeds Registry Act 1967 provided for registration of all
land in both urban and rural areas.
In 1973, two other land laws were proposed. These were the Land Administration
Act of 1973 and Land Act of 1973. The Land Administration Act 1973 introduced
leaseholds and land committees who would have land allocation powers.
Therefore, land allocation rights would be taken away from chiefs, who
traditionally had these rights. As expected, the Act was highly opposed by
traditional leaders and was never implemented. Land allocation process is a
source of power for traditional leaders. For example, loyalty to a chief was
sometimes used as a measure to determine eligibility for being allocated a piece
of land.
The Act had also proposed that Maseru's boundaries be extended to include the
peri-urban areas. The Land Administration Act of 1973 was not passed.
Therefore, the peri-urban areas continued to occur spontaneously and without
being formally planned. These areas continued to grow and function without
basic services and infrastructures.
The Land Act of 1973 was implemented. This Act introduced development
committees. These committees were to work with traditional leaders in granting or
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revoking of land. This Act did not provide any land reform, since it retained all the
principles of the communal tenure system. The 1973 Land Act continued to
operate until 1980 when the 1979 Land Act began to operate.
The following are the main features and objectives of the 1979 Land Act:
• Granting of title to land, through leasehold
• Conversion of title to land
• Declaration of Selected Agricultural Areas (SAA's) and Selected Development
Areas (SDA's) and title to land therein
• Setting aside of land for public purposes
• The establishment of a Land Tribunal
• Granting of public servitude.
Source: Land Act 1979 (p.193)
2.8 Land Act 1979 and allocation process
The objectives of the Act have already been outlined above. The Act introduced
title to land under three categories. These being under allocation, lease or
license. Allocations only exist in rural areas. Under this category, land
development committees make allocations with the chief as ex officio member.




The lease and license are the two tenures that exist in urban areas. Land used
for residential purposes was automatically converted into leasehold titles.
Application for title to new land has to be lodged to urban land committee within
six months of allocation. This committee is composed of the principal chief of
jurisdiction as the chairman, the district co-ordinator or Town Clerk, the
Commissioner of Lands and three other members appointed by the Minister of
Home Affairs. Land under leasehold can be bought, sold, sub-let, mortgaged and
inherited. For a surviving spouse, a certificate of occupancy is issued not
withstanding the reversion of lease interest to the state (Land Regulations 1980).
Licenses are issued for all agricultural land within urban areas. In rural area,
agricultural leases are issued and are not automatic. Licenses are not inheritable
(Bruce: 1984). Any changes made on the land have to be changes expressed in
the license itself. The license can not be disposed of or mortgaged. Even
compensation can not be claimed for land, only improvements made on the land.
The 1979 Land Act made provisions for Selected Development Areas (SDA's)
and Selected Agricultural Areas (SAA's). SDA's include development or
reconstruction of existing build-up area, construction or development of a new
residential, commercial or industrial area, as well as readjustment of boundaries
for town planning purposes (Bruce: 1984). Compensation is provided for the land.
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An SDA also provides mechanisms through which implementation of modern
land tenure controls on a large scale can be exercised (Ntsane: 1987). SDA's are
to have modern infrastructures and services, thus, encouraging development
within these areas. In an SDA's rights over land are taken over by a public
authority which then controls the land.
Several SDA's have been declared in Maseru (see map. 3, page 33). These
include areas such as: Ha Thamae, Ha Matala, Ha Mabote (which includes
Mapeleng), Ha Thetsane and Khubetsoana. At Ha-Thamae, the aim was to
facilitate upgrading of the area to provide infrastructure and services. It has
already been mentioned that Mapeleng became an SDA when Maseru's town
boundaries were extended. At Khubetsoana, a site and service scheme was
implemented. In Ha Thetsane, it was to protect agricultural land that was being
encroached on and to facilitate planned development in the area.
Selected Agricultural Areas are those areas set aside for development with
modern farming techniques.
The Act also makes provisions for the government to acquire land for public
purposes. This includes public infrastructures, services, facilities, as well as land
















Map 4. Selected SOA's in Maseru
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To acquire land for public purposes, the Minister consults the principal chief of the
area before declaring to set aside the land for public purposes. A notice is then
sent to the landowner that is to vacate the land within six months of receiving the
notice. If the landowner wants to be compensated for the land, a claim has to be
lodged and any dispute for compensation is taken before the Land Tribunal.
Land acquired for public purposes before 1979 was not compensated. Major land
uses include the national abattoir at Ha Foso and the Maqalika dam at Ha
Mabote. Photo 3.1 shows part of Maqalika dam.
The Land Tribunal to be established under the Act should consist of three
members. A chair and two assessors appointed by the minister. The chair has to
be a judge of high court or resident magistrate. One member of the tribunal has
to have a degree in law or economics. The tribunal hears all disputes that relate
to land.
2.8.1 Implementation of the Act nationally
The Act had to be publicised before it could be implemented. The public was
introduced to the Act through holding of public hearings. Land Committees then
had to be formed in each village. These Land Committees consisted of seven
members, with four members elected by the people living within that village and
the minister appointed three.
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Photo 3.1
Mapeleng in the late 1980,s





Ntsane (1987) argues that in spite of the process discussed above, the Act was
not publicised adequately. This then resulted in confusion that surrounds the Act.
As Tsepe (1984) found out in his study, many people did not attend these public
hearings. In other cases, the chiefs of the areas did not attend the meetings, but
sent representatives instead. This creates problems because the chief is to
become the ex officio member of the Land Committees that are formed, and will
have to be able to administer matters that pertain to land as per the 1979 Land
Act.
The government was also responsible for inadequate implementation of the Act.
LSPP, which administers the Act, was short of manpower. The implementation
agency also lacked funds to ensure that all relevant bodies had the copy of the
Act (Tsepe: 1984), therefore, some of government officials are confused when it
comes to dealings that pertain to the Act. Franklin (1995) also argues that there
are many land granting authorities (the villages have their own land committees
and all have to be co-ordinated by LSPP) making it difficult for the central
government to control these authorities in their actions.
There are many problems that surround implementation of the Act. Chiefs
continued to illegally allocate land and used backdated allocation certificates after
1979 (Ntsane: 1987). This creates increased encroachment on agricultural land
and urban sprawl. Mosaase (1984) argues that illegal allocation also creates
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problems in the conversion of title of land, in most cases. Title to land proves to
be defective in one way or another. The procedures to be used to penalise those
who ignore the Act are not fully understood.
2.9 Planning issues
The Cape Colony took responsibility of Basotuland from 1871 to 1884. This
period was referred to as "Government by Proxy" (Machobane: 1990).
Basotuland was to be ruled directly from the resident magistrates in districts that
were created. These magistrates were responsible to the governor's agent based
in Maseru and through him to the governor in Cape Town (Bardill and Cobbe:
1985). Law making powers were vested in the governor. These regulations
challenged the powers of the chiefs since land allocation powers were transferred
to the Cape administration. As Machobane (1990) points out, the Cape wanted to
destroy the chieftaincy. There was opposition from chiefs, which led to a rebellion
in 1879.
Under colonial rule (Basotuland as High Commission territory), there existed what
Machobane (1990) refers to as 'parallel rule'. Administration for Basotho was
through chiefs while for the colonial settlers, there existed a Resident
Commissioner with assistant commissioners. Each assistant commissioner was
responsible for a district, and within which there were government reserves.
Therefore, within these reserves, land allocation was the responsibility of
assistant commissioners assisted by the principal chief of the area.
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In rural areas, chiefs allocated sites. Machobane (1990) argues that the Principal
chiefs and the Resident Commissioner governed as virtual equals. While Bardill
and Cobbe (1985) argue that within this system, the British intervened regularly to
reorganise the chieftainship to promote colonial objectives.
After independence, the Department of Lands, Survey and Physical Planning
(LSPP) initially administered planning. The department is located within the
Ministry of Local Government. The Commissioner of Lands is found within LSPP.
Thus, the issuing of title to land is within LSPP. In 1984, Maseru City Council
(MCC) was established. It is a local authority with jurisdiction within boundaries of
Maseru's urban area. LSPP delegated planning functions to MCC in July 1994. It
is argued that delegating these functions to a municipality would move services
closer to the people (Franklin: 1995). MCC has a physical planning department
with full responsibility for designing plans for Maseru. The fragmentation of
planning institutions creates confusion that surrounds planning issues in Maseru.
2.10 Conclusions
The historical pattern of urban development in Lesotho and Maseru has been
discussed. It has been shown that migration into Maseru played a big role in
influencing growth. Administration of land has been shown to differ under the
different rule within which the country has undergone since the 1800's.
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In terms of land policy and methods within which land development occurs, it has
been shown that the land development process under communal tenure system
and under leasehold differed. This was shown through the different role players
that exist within the different systems and their relationship in land development
processes. It has also been discussed as to why there was a change in the land
tenure system from communal to leasehold, leading to formulation of the Land
Act 1979.
In the next chapter, processes of land development and land allocation will be




3.1 The study area
The study assesses the pattern of land development and urban morphology in
Maseru. Maseru is Lesotho's capital. The town was established in 1869 as
police camp and administrative centre. Therefore, Maseru, unlike other
centres in Lesotho has concentration of services and facilities.
Maseru has always been regarded as the place where job opportunities are in
abundance. The government as the main employer dominates the formal
sector of the economy in Maseru. There exists a very small private sector
employment in the formal sector. Thus, formal employment is very limited
with the majority of the population absorbed by the informal sector of the
economy.
Increase in in-migration into the town and as development took place in the
town, centrally located areas were quickly filled up. This left the peri-urban
locations as the next suitable areas for residential development. These peri-
urban areas were mainly rural in nature. Most of the land within these areas
was used for agriculture, with a few sports of residential sites in the area.




With passing of the Land Act 1979 and the Town and Country Planning Act of
1980, the government increased its capacity to influence land development
within Maseru. This led to several areas within Maseru being declared SDA's
to help facilitate proper land use and management within the town (SDA's will
be discussed further later in the chapter).
Mapeleng and Sekamaneng are used as case study areas (see Map 3, page
42). Mapeleng was one of the areas declared an SDA in the 1980's. This
area was declared an SDA for town planning purposes. The boundary of
Maseru urban area was expanded to include the area of Ha-Mabote, which
includes Mapeleng. Also, some of the fields were bought from farmers, the
land was then surveyed and re-sold to the public with proper infrastructures
put in place (such as roads). Mapeleng is locate Northeast of Maseru's CBD.
The area is very old even though it was not possible to establish when it had
been founded. ~
According to the latest census statistics, the area of Mapeleng has
approximately 2,189 inhabitants. The area is densely populated, this is
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Map 3. Study areas
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The other area is Sekamaneng. Sekamaneng is located east of Mapeleng.
Sekamaneng has part of its area within Maseru urban boundaries and a
greater part of the area is located outside the boundaries. This makes the
area interesting because it is partly administered by the local municipality
(MCC) and by the District Council. Therefore, in terms of land allocation
procedures, the part that is included in the urban boundary is the
responsibility of urban land committees. The area outside the boundary is
considered rural land and is administered by the Village Development
Council.
Sekamaneng still has a lot of undeveloped land. There are many fields in the
area, even though most are left fallow. Some of the fields have already been
bought by individuals for residential sites and are awaiting development (refer
to aerial photo 3.1).
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Photo 3.2
Sekamaneng in the late 1980's
Source: Department of Lands, Survey and Physical Planning
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In the study, several primary sources were used. The different sources were
classified into three categories. These three categories are made of: private
developers, Traditional Leaders located in the study areas and public officials.
Three classifications were made for several reasons. Firstly, it was necessary
to widen the scope of respondents in order to get opinions and information
from a diverse group of people. Secondly, these people in one way or another
influence land development processes.
Private developers form part of the study. It is necessary to find out how these
people influence land development processes. It should become clear as to
how people acquire land and how land is used in both Mapeleng and
Sekamaneng. It is also necessary to find out if people know about the 1979
Land Act, since it influences their initiatives. It should also be noted that in
Lesotho, the development of land is mainly the responsibility of private land
developers. The government and financial institutions only support these
initiatives.
Interviews with Traditional Leaders will help to provide information on how the
1979 Land Act was implemented in their areas of jurisdiction. In addition,
information will be provided on what the chiefs perceive as the Act's impact on
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land development processes. Other important aspects are the present duties
of traditional leaders, especially those duties that relate to land issues.
Public officials who participate in the study, consisted of officials within
Maseru City Council's planning department and the Department of Lands,
Survey and Physical Planning, Lands and Planning Divisions. The two (that is,
MCC and LSPP) were chosen because they are the major government
institutions in Maseru which deal with and intervene in land development
processes. LSPP's mandate is to 'develop human settlements and other land
related services' (Sixth National Development Plan: 1997). Thus, LSPP is
responsible for management of land within Maseru.
The Department of Housing and the former Urban Development Services
were brought under the umbrella of LSPP in 1995. Therefore, direct estate
development and purchasing of land is carried out through the Lesotho
Housing and Land Development Corporation (LHLDC). Through LHLDC,
serviced sites are provided as well as upgrading of 'informal' settlements (that
is, those settlements that have been spontaneous and unplanned.)
Maseru City Council through 'land-banking' is able to acquire land, have the
land surveyed and plots demarcated to be re-sold to the public with services
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in place. Land banking by MCC has been very restricted due to limited funds.
MCC is also responsible for issuing of building permits and planning
permission. Most developers do not apply for building permits or planning
permission because it results in delays (MCC planning office). This is because
it takes a very long time to have a building permit or planning permission
processed.
MCC and LSPP are the main government bodies that oversee land
development processes in Maseru. Therefore, It is necessary to include public
officials from these government bodies as part of the study. Information from
public officials in these agencies should be able to shed light on patterns of
development in Maseru. In addition, information on how and why government
intervenes in such processes will be provided. These public officials should
also be able to provide an evaluation of the implementation of the 1979 Land
Act thus far.
3.3 Private developers
In both Mapeleng and Sekamaneng, questionnaires were used to gather data
from private developers. First, results and analysis of data gathered in




3.3. 1 Findings in Mapeleng
This is an evaluation of findings found in Mapeleng. In the area, most people
live on their land instead of leasing or sub-leasing the land. Where rental
stock existed, it was found in minimal quantities. Only 16.67 % of respondents
were in rental accommodation. Table 3.1 can further illustrate this.
Table 3.1 Land ownership in Mapeleng
Do you own the land? Percentage
Yes 25 83.33
No 5 16.67
Source: Field survey: 1998
Table 3.1 shows that most people own the land they live on. People were
informally asked if they would sell their land if an opportunity arose. The
majority would not since the land they live on is the only land they own. When
asked if they own any arable land elsewhere, 3 respondents or 12% claimed
they did. Respondents who have arable land acquired it through an allocation.
This is a very small group of more elderly residents. Some pointed out that
they used to, but the land was given to their children and converted into
residential use. The remaining 88% argued that they did not have any arable
land, even in their places of origin.
48
Chapter Three
Table 3.2 Place of origin
Place of Origin
Maseru Berea Leribe ButhaButhe Mokhotlong ThabaTseka Qacha'snek Quthing Mohale'shoek Mafeteng
15 o 2 o o o o o 3
Source: Field survey: 1998
Table 3.2 shows more than half of respondents originating from the Maseru
district. Most respondents were already leaving in and renting accommodation
in Maseru before acquiring land in Mapeleng. It is clear that there is
substantial in-migration into Maseru, since most people were from outside the
district and had been renting.
The following table shows the ways in which people of Mapeleng acquired
their land.
Table 3.3 Process of land acquisition















Forty percent of respondents from Mapeleng bought land from an individual.
The 1979 Land Act provided rights for a lessee to 'dispose of his interests'
(Sect. 35), even though the disposal was to be made subject to consent of the
Minister. This seems to have led to some people selling their arable land for
residential purposes. In fact, public officials from MCC and LSPP identified
selling of arable land for residential purposes as the major impact that the
1979 Land Act has had on land development processes.
This impact can be assessed as negative for several reasons. Firstly, it has
led to emergence of unplanned and spontaneous settlements in and around
Maseru's urban boundaries. These unplanned settlements mainly lack basic
services and infrastructures. Secondly, people sold their arable land to be
used for residential purposes. People sold the land because due factors such
as drought, the land provided low yields. This also provided people with the
opportunity to make money.
It has already been mentioned that in Lesotho, approximately 9% of the land
is arable (see 2.6). Therefore, if this land is increasingly encroached on and
used for residential purposes, it leads to less land available for cultivation.
This results in lower yields and poverty (since most people cultivate for
subsistence). Thirdly, the 1979 Land Act took away land allocation powers
from chiefs, this has led to chiefs illegally allocating land (that is, they
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allocated land outside the Urban Land Committees) and this has led to
unplanned developments within Maseru.
It can be argued that some people have been allocated land illegally for
several reasons. The majority of people still posses 'Form C's' which were to
be phased out and replaced with leases. When the 1979 Land Act started to
operate in 1980, all residential land was to be converted to leasehold title.
The Commissioner of Lands (supposedly) sent out notices to people informing
them of the need to apply for conversion of documentation of title to land. If a
person did not apply within three months of receiving the notice, the person
lost title to that land. If a person did not apply for conversion of title, it means
either that the land was allocated illegally or as people claim, the notices were
not sent out. People maintain that they have not heard of the Land Act of
1979.
Table 3.4 shows proportion of people who possess a 'Form C' and those who
have leases. It also illustrates the percentage of people who do not possess
either a lease or a form C.
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There is a high percentage of people who still possess Form C's (40%). This
can be attributed to illegal allocations or ignorance of the 1979 Land Act. If
people are do not know about the Act, they will not apply for conversion of
their titles to land. In addition, LSPP is sometimes able to detect when a
Form C has been backdated; thus, this will discourage those who acquired
their land illegally.
Sometimes, people do not apply for leases because the process is lengthy
and can lead to delays when one wants to develop land. It takes
approximately two months to a year to process a lease (Sixth National
Development Plan: 1997). People only apply for leases to secure financing
from the commercial banks.
Those who do not possess a lease or a Form C own land acquired through an
allocation by a chief before 1967. The Land (Procedure) Act of 1967 is the
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Act that introduced a 'certificate of allocation' referred to as Form C. For
those who do not have a lease or Form C, the chief can verify ownership.
The Land (Procedure) Act 1967 required written application for land (Phororo
and Letuka: 1993).
Findings illustrated in Table 3.4 helps to question the implementation of the
Land Act 1979. It is obvious that it was not implemented adequately since the
majority of residents from Mapeleng were still in possession of Form C's
nineteen years after the Act was passed. It was shows that there is lack of
commitment from the government to ensure that the objectives of the Act are
realised.
Discussions on the implementation of the Act and evaluation of this will further
be presented in section 3.5. Table 3.5 shows the years when respondents of
Mapeleng acquired their land. This will help to show why the majority of
residents do not possess a lease or a Form C.







Lived here all my life
Total



















Table 3.5 shows that 60% of respondents had acquired their land before
1980. This includes people who have lived on the land they reside on all their
lives, those who acquired the land before 1950's and those who acquired their
land from 1950 to 1980. This can explain why there is a large percentage of
people who do not possess a lease or Form C. Only 40% secured rights over
the land they own after 1980.
At this point, it should also be noted that in Lesotho, a person was not allowed
to privately see or buy land until in 1986. A Land Amendment Order 1986
was passed that made provisions for compensations and selling of land. This
contradicts the 1979 Land Act provisions, the Act had set out mechanisms for
compensation.
Table 3.6 shows land prices in Mapeleng. It should be noted that the pricing
of land has been ad hoc. Price of land does not necessarily correlate to size
of the site. A field owner usually sold based on how much he needed or felt a
buyer would be willing to pay. Thus, people have paid the same price for
different sized sites. Table 3.7 illustrates different site sizes.
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Table 3.6 Land prices in Mapeleng
















Eighty percent of respondents had paid R2, 999 or less for their land. None
had paid more than R7, 000 for land. Table 3.7 shows the plot sizes in
Mapeleng.
Table 3.7 Plot sizes in Mapeleng











An overwhelming number of people claimed not to know their plot sizes.
People in Lesotho are reluctant to provide information pertaining to their land.
People probably provided false information and claimed not to know their
plots sizes because they fear that if their plots are too large, they will be
forced to sub-divide the land.
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These people claim that part of their land has been taken over for public
servitude so many times that they no longer know what their plot sizes are. If
asked to provide the initial size, they claim that they are no longer sure and do
not want to make a wrong estimate. This shows that the people had not
forgotten the plot sizes, but provided excuses.
In the Land tenure report, it is argued that grants to land after 1979 have been
1,000m2 or less. In the Land Regulations 1980, it is stipulated that leases will
not be granted on residential sites that are more than 1,000m2 . The impact of
this on land development and spatial form would be increased densities
because the plot sizes are smaller. This has been partially achieved in
Mapeleng due to its SDA status. Therefore, the Land Act of 1979 has helped
to densify those residential areas that have been planned and declared
Selected Development Areas.
3.3.2 Conclusions
The existence of the 1979 Land Act has had several impacts in Mapeleng.
These impacts have been both positive and negative in nature. The positive
impacts are change in land tenure from communal to leasehold and
declaration of areas as Selected Development Areas. Change from communal
tenure system to leasehold is regarded as a positive impact because it helped
to facilitate commercialisation of I and. It should be noted that
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commercialisation has had both positive and negative impacts (negative
impacts will be discussed later in the section). In section 2.7, it has been
discussed that it had been anticipated that change in land tenure system from
communal tenure to leasehold would help commercialise land.
Commercialisation of land in the context of Lesotho has been very important
because it has led to land being used for what its mostly needed for. Demand
for residential land is very high in Maseru's peri-urban areas. Land within the
urban boundaries has all been allocated and revocations are rarely made
(Chief of Mapeleng: 1998).
A revocation occurs when land is taken away from an allotee. The state then
takes over rights on that land and it can then be re-allocated. Since
revocations rarely occur, it is difficult for someone from outside the area to
acquire land through an allocation. Commercialisation has opened land that
had been tied up for agricultural use although most fields were left fallow (due
to lack of seeds, drought etc.)
In section 2.7, it has been discussed that change in land tenure to leasehold
would provide security of tenure for farmers. This would result in farmers
investing on the land. This has not happened. It is true that the change in
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land tenure system from communal to leasehold provided security of tenure.
Farmers have not invested more in the land through mechanisation and use
of fertilisers. The land is sold to people who want residential sites.
It should be noted that this commercialisation of land occurs at a very small
scale but still has a major impact because landless people are now able to
buy land they need. In has been discussed that people who had bought land
or were renting in Mapeleng argued that they did not have land elsewhere. As
Ambrogetti (1995) pointed out (see 2.7), there has been a decline in land
holdings in Lesotho.
Declaration of Mapeleng as a Selected Development Area (SDA) has resulted
in positive impacts. Mapeleng has been able to be planned due to this
declaration. The Spatial form is more orderly. Provisions for infrastructures
and services were made. Planning of the area also led to smaller plots and
higher densities. This has been useful because more people have been able
to be accommodated.
Where large plots exist, they are usually under-utilised. There is existence of
urban agriculture mainly for household consumption. As mentioned, it is for
subsistence and usually covers a small part of the site. In Mapeleng use of
land has been optimised (compare aerial photos 3.1 and 3.3).
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Photo 3.3
Mapeleng in the early 1980's





Negative impacts of the Act are commercialisation of land, illegal sales by
Traditional Leaders and occupation of arable land for residential purposes.
The negative impact from commercialisation of land is mainly the unplanned
and spontaneous settlements that have mushroomed. Land was able to be
sold.
In addition, private field owners sold their fields. Thus, on an individual basis,
a person bought a land and made developments on it. Another field owner
would sell and the same would happen. This led to areas being developed
outside government initiative or surveying and servicing of the land.
It has already been discussed that, the Land Act took land allocation rights
from chiefs. Urban Land Committees were formed to oversee land
development initiatives. Therefore, a chief could no longer allocate a piece of
land without working with and consulting the Urban Land Committees.
Officials from the Maseru City Council's Planning Department and those from
the Lands Division of LSPP pointed out that they still come across backdated
Form C's. This creates problems for local authorities and land management
committees. It makes it difficult to manage land efficiently or assess extent of
land development for town planning purposes. Public officials from MCC
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pointed out that more than 80% or residential development in Maseru is
unplanned (see map 1, page 10.)
Any government controls and regulations that relate to land and development
are either not known or ignored. People develop without planning permission
and building permits. This makes it difficult to a system of records that can be
used to measure the extent of development in Maseru.
The 1979 Land Act influenced the spatial form of Maseru and land
developments within the town. The impact seems to have been more
negative in nature than positive, this is mainly due to lack of proper
implementation and enforcement of the Act. This will further be discussed in
section 3.5.
3.3.3 Findings in Sekamaneng
In this section, findings that pertain to the Sekamaneng area are going to be
discussed. In Sekamaneng, 83% of respondents owned the land they lived on
while the remaining 17% rented out the accommodation. This also illustrates
that there is very little rental stock in the area of Sekamaneng. Table 3.8
shows the number of households who own and rent.
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Table 3.8 Land ownership in Sekamaneng
Ownership of land Number of people
Yes 25
No 5




Table 3.9 shows the way in which respondents acquired their land.
Table 3.9 Process of land acquisition in Sekamaneng
Way land was acquired No. of respondents
Allocated by chief 13
Inherited from parents 6
Bought from an individual 6





In Sekamaneng, most people acquired their land through an allocation making
up 52% of respondents. The remaining 48% acquired land through
inheritance or the land was bought. Therefore in Sekamaneng, people have
tended to hold on to the land that they have been allocated, instead of selling
the land. Of the same sample, only 4% owned any other residential or arable
land.
This shows that people own very little land and there is an increase in the
number of landless people.
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The majority of respondents (60%) argued that they did not know their plot
sizes. Thirty-two percent claimed that their plot sizes were more than
1,000m2 . Only 8% had plot sizes under 1,OOOm2 . Therefore, the highest
proportion claimed not to know their plot sizes. The people of Sekamaneng
seemed freer to disclose that their plot sizes were large and were thus less
concerned about sub-divisions. This does not mean that respondents would
agree to have their land sub-divided, it only means that a sizeable proportion
(32%) acknowledged that their sites were large. Table 3.10 further illustrates
this.
Table 3.10 Plot sizes in Sekamaneng











The proportion of respondents who claim not to know their plot sizes is very
large and thus tends to distort the findings. From observation, plot sizes in
Sekamaneng were relatively large. This could possibly be attributed to the fact
that over half (52%) of land in Sekamaneng was acquired through an
allocation. Therefore, the pieces of land allocated will be larger than sites
where individuals bought from a field owner. This is because a field owner will
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make as many sub-divisions as possible (within reason) of the field to get as
much money as possible.
The 1979 Land Act has not been able to impact on plot sizes in Sekamaneng
because a large proportion of the area is outside the urban boundaries and is
regarded as rural land. This will account for the high percentage of allocations
of land by the chief in the area (see Table 3.9,).
Within rural areas, the mode of land allocation is through what is referred to
as 'an allocation'. For an allocation, a Form C2 is issued. The Village District
Council has powers to allocate land. The chief acts as the ex officio chairman
of the council. Sekamaneng officially falls under the Berea district and thus is
the responsibility of the district council from the area.
For part of Sekamaneng that is within the Maseru urban boundary, Urban
Land Committees have been established to deal with land related matters.
Within the Land Committee, the chief of Sekamaneng chairs the committee as




It should be noted that leases do not apply for residential land in rural areas.
Within Sekamaneng, those who possessed leases were people who owned
land within Maseru urban boundaries. As it has already been pointed out, the
Land Regulations of 1980 stipulated maximum residential plot sizes
for residential land only when granting leases. It is in very rare cases that a
field owner applies for change of agricultural land title to lease hold. Table
3.11 shows form of title to land.
Table 3.11 Forms of title to land in Sekamaneng











Table 3.11 shows that the majority (52%) of respondents from Sekamaneng
did not have any form of documentation to show that they owned the land.
Table 3.12 will illustrate that respondents (68%) acquired their land after
1967. Then more people should be in possession of leases or Form C2's, but
this is not the case. Forty-four percent had Form C's and this included those
households found within Sekamaneng's part that falls within Maseru's urban
areas. Only 4% possessed a lease as title to land.
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Table 3.12 Year of land acquisition
Year land acquired Number of people














Source: Field survey (1998)
25 100
In Sekamaneng, it seems as if the change in land tenure has had little impact
due to the rural nature of the area. The chieftainess of the areas still has
some vacant land that can be allocated (chief of Sekamaneng: 1998).
Therefore, it is safe to assume that number of people who acquire land
through allocations will increase. Also as already mentioned, the Act has been
unable to influence the plot sizes in the area.
Change in land tenure system from communal to lease hold has led to
personal possession of land and freedom to dispose. From the data, it is
obvious that in Sekamaneng, commercialisation of land has not been as
intense as in other areas (such as Mapeleng). Only 24% of respondents had
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bought land. Table 3.13 shows the range of prices that people claim to have
paid for their land.
Table 3.13 Land prices in Sekamaneng
Cost of land No. of respondents












Table 3.13 shows that most people (83%) in Sekamaneng paid R1, 000 or
less for their land. As with Mapeleng as already discussed in the previous
section, the prices do not correlate with the plot size. Land prices are usually
set informally and in an ad hoc manner.
This system is slowly changing as field owners are now setting prices per size
of land. Presently in Sekamaneng, a 30m by 30m sized piece of land sells for
approximately R3, 500. Land that is more expensive is found in other areas in
Maseru. This is in areas that have mainly been formally planned such as at
Ha Thetsane. At Ha Thetsane, the same 30m by 30m piece of land can sell
for as much as R20, 000. This is because this land is fully serviced and
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comes with services and infrastructures. People opt for the 'cheaper' land and
put in services, as money becomes available.
It should be noted that land that has not been serviced is regarded more
desirable solely based on the price. The norm is to put in services in an
incremental manner. The existence of a top structure without services is in
most cases enough. A pit latrine can always be put on site cheaply and most
areas have communal taps due to the village water programme that has been
implemented in most areas.
The above is attitude is precisely what has led to unplanned settlements in
Maseru. It is recognised that the government agencies most of the times are
unable to provide residential land at required rates. It should also be noted
that when such land is provided, the selling agency has difficulties selling the
land especially if the target group is low-income (if other factors such as lack
of housing finance are not considered).
3.3.4 Conclusions
In Sekamaneng, it is more difficult to assess the impact of the 1979 Land Act.
This is mainly due to the rural status of Sekamaneng. As Franklin (1995)
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pointed out, the Act has not been intensely applied in rural areas due to lack
of capital and manpower in LSPP.
The Act seems to have not had any major spatial impacts in Sekamaneng.
The area is developing and growing as it has always been. Land 'allocations'
are still granted and there has been minimal commercial activity (in relation to
land) in the past. This in now on an increase, developments are occurring
rapidly and land is being sold at higher rates. This increase in developments
is probably due to increased demand for that land.
Selling of land was made possible by the Act, but selling has only recently
occurred because there is now demand for land for residential use in
Sekamaneng. People from outside the area have started to buy land for
residential purposes. Therefore, as already mentioned, change in land tenure
system from communal to leasehold has facilitated commercialisation of land
even though at a very low scale.
In Sekamaneng, there has not been any major change in the spatial form pre
and post 1979. The spatial form has remained relatively the same (refer to
aerial photos 3.3 and 3.4 on pages 59 and 70 respectively). Thus, with or
without the existence of the Land Act 1979, Sekamaneng would have still




Traditional leaders of both Mapeleng and Sekamaneng were interviewed.
These are Chief Makoena Majara and Chief Manapo Majara.
Discussions with Chief of Mapeleng will be presented followed by interview
results with the chieftainess of Sekamaneng.
3.4. 1 Mapeleng
Chief of Mapeleng is acting on behalf of her husband who is away. She
argues that her main duties are conflict resolution between people of
Mapeleng since she no longer allocates land. The Chief of Mapeleng did
however point out that there is no longer any available land in Mapeleng.
Therefore, allocations are no longer made.
Only re-allocations can occur but the need to revoke land rarely occurs. This
is because procedures for revoking land are unclear. The 1979 Land Act
made provisions for revocation of land, but it was pointed out that the Act is
very difficult and best not to be dealt with. Generally, a revocation can occur if
a person holds land for speculation. Bruce (1984) also pointed out that
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Photo 3.4
Sekamaneng in the early 1980's





grounds for revocation also include overgrazing and refusal or inability to fight
soil erosion.
When a person wants land in Mapeleng (when land is available), the person
has to consult the Traditional Leader. According to Chief of Mapeleng, a letter
from the chief's office is then sent to LSPP. At LSPP, an application is then
lodged. She also works with Urban Land Committees in land development
matters that pertain to her area of jurisdiction.
From the discussion above, it is clear that Land Committees have been
established and the chief now only acts as ex officio member of the
committee. Chief of Mapeleng argues that the role and respect given to chiefs
has declined. It is argues that this is a pity because, the Traditional Leader is
closer to the people. Thus, a Traditional Leader would be able to administer
land matters better than officials at the City Council or LSPP.
Nevertheless, she asserted that the existed of the local authority has proved
beneficial for area because Mapeleng was declared an SDA and
consequently, development within the area is more orderly.
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When asked about the 1979 Land Act and ways that it has made an impact
on her areas, she argued that it has had a very positive effect on her area. It
has led to provisions for roads thus making the area accessible.
In terms of implementation of the 1979 Land Act, It is argued that the Land
Act was implemented adequately in Mapeleng. This can easily be seen in how
well the area has developed. It should be noted that respondents from the
area claimed that they had never heard of the Act. Some people vaguely
remembered but did not know that events that had occurred were related to
the 1979 Land Act. This partly shows inadequate implementation of the Act.
People of Mapeleng should know about the Act.
Public officials from MCC and LSPP also claimed that the Act has not been
implemented adequately. It should also be noted that it would be to the
advantage of respondents to claim that they do not know about the Act so
they can be exempted from not adhering to the Act.
3.4.2 Sekamaneng
Chief of Sekamaneng is acting for he son who was removed from the position.
Her duties are mainly conflict resolution among residents and land allocation.
She makes allocations only for residential sites. There is no longer suitable
arable land available for allocations.
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The 1979 Land Act has had minimal impact on Sekamaneng and thus it is not
surprising that people have not heard of the Act. Chief of Sekamaneng argued
that the Act has led to some commercialisation of land within her jurisdiction,
but selling of land can still be controlled. Meaning that land in the area is still
easily managed.
Most of the land in Sekamaneng is still undeveloped, therefore in the future,
there will probably be increases in allocations but also selling of land by field
owners, as there is more demand for residential land.
3.5 Public Officials
The government of Lesotho, through MCC and LSPP is able to influence land
developments. Mechanisms put in place to facilitate this includes physical
planning and development control. MCC designs plans, which when
implemented influence how people can and how they will eventually carry out
development. Development control helps to ensure that conflicting land uses
do not occur. Through land banking, land is taken and managed , leading to
formal developments. This helps to curb development of unplanned and
spontaneous settlements.
There are several pieces of legislation that govern land management efforts
by government . Appropriate legislation includes: The Town and Country
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Planning Act of 1980, The Land Act of 1979 and the Land Regulations Act of
1980. There are also several other land amendment orders. The Town and
Country Planning Act 1980 among other things gave provisions for
preparation of development plans and guides planning initiatives.
The Land Regulations Act set regulations relating to land committees,
inheritance, and development rents, fees and charges.
Obstacles to proper intervention
The public officials identified several obstacles to proper intervention in land
development processes. Firstly, the planning authorities, (MCC and LSPP)
have shortages of manpower and capital. This makes it difficult to ensure that
proper intervention is carried out. This also relates to enforcement of the 1979
Land Act. Secondly, there is lack of adequate enforcement of laws. The courts
hesitate to deal with land matters. This is because issues that relate to land
have always been regarded as sensitive.
It should be noted that it was mainly respondents form LSPP that argued that
intervention in land related issues rarely achieves objectives. They argued
that objectives are not met due to several aspects. The elements that hinder
achievement of objectives include lack of adequate manpower and capital and
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In terms of manpower and capital. There is understaffing at both MCC and
LSPP. Therefore, this makes it difficult for the public officials to attend to
everyday duties and deal with problems that arise from outside effectively.
Maseru City council gets a very small budget (R4 Million/annum) from the
central government. The money is used for administrative purposes and
salaries. Thus, the City Council mainly generates revenue through collection
of rates. There is a problem of people not paying rates. This is because
people feel that the municipality does not provide services adequately, and
thus, they refuse to pay tax levied on their properties (MCC public officials).
MCC is therefore unable to generate enough revenue to be able to attend to
all its responsibilities. The weak institutional capacity and lack of capital leads
to difficulties in dealing with land related matters.
Lack of political commitment is evident because there is no enforcement to
make sure that objectives are met, and if any obstacles arise, they are not
dealt with effectively to remedy the problem.
Trend in land development
Pattern of land development in Maseru has been characterised by high levels
of unplanned settlements. The public officials asserted that there has been an
increase in arable land being used for residential purposes. This conversion
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occurs outside planning controls and regulations. There has also been an
increase in illegal allocations.
Unplanned settlement mainly emerged due to several reasons. Firstly, there
has been high rural-urban migration mainly focused on Maseru. Lack of land
in the city centre led to arable land being converted to residential land use.
The peri-urban areas of Maseru were mostly affected because they were the
areas that were closest to town and had available land.
Secondly, after the Land Act 1979 was passed in 1980, traditional leaders
could no longer allocate land. Land allocation powers were vested in land
committees that were established. Traditional leaders continued to allocate
land outside the land committees. This led to improper management of land,
the land committees were unable to keep record of the land transactions. This
led to unplanned settlements.
The above trend of land development is very different from the pre-1979
years. In the past, there were no 'illegal allocations'. This is because the chief
had the power to allocate land within his jurisdiction. In the early 1970's (refer
to aerial photo 3.5 page 78), Mapeleng and Sekamaneng were both rural
settlements. As the city expands from the city centre, these peri-urban areas
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were converted to residential land. Mapeleng under went the change first
since it is closer to the city centre than Sekamaneng.
Every Mosotho male citizen was eligible for land and could be allocated a
piece of land after consulting with the chief of the area. Therefore, it is argued
that settlements were 'planned' because the chief managed the land and
through allocations was able to record land transactions. Development could
then be managed and settlements planned. Therefore, the argument that
chiefs lack expertise to administer land (Tsepe: 1984) is questionable. This is
because under the chiefs administration, land could still easily be managed.
It should be noted that it is realised that present mismanagement of land is
partially due to chiefs not co-operating with land management authorities.
The pre-1979 areas were mainly rural in nature with most of the land used for
agricultural purposes. This is different from today's settlements that are
dominated by residential land uses and less agricultural land use. In aerial
photo 3.2, it is shown that in the early 1980's, Mapeleng was already highly
populated. There existed a small amount of arable land. The surrounding
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The change in the pattern of land development in the pre and post 1979 years
can be attributed to several factors. Firstly, the change in land tenure system
from communal to leasehold influenced pattern of land development in
Maseru. The change in land tenure system commercialised land and gave
people provisions to dispose of their land holdings at will.
In addition, the change provided people with title to land in the form of leases.
These leases could be used for acquiring housing finance from financial
institutions. Thus, facilitating an increase in the number of developments that
could occur. This is because people would now have necessary funds to
develop their sites. Although as it has already been shown, very few people
possess leases and it can be assumed that most people acquired housing
finance through less formal means (such as group savings schemes).
Secondly, the change has been due to illegal allocations as it has already
been discussed.
Factors that influenced land development in Maseru
Several factors influence the pattern of land development in Maseru. These
are socio-economic factors (such as poverty and lack of housing finance),
there is very low production of formally serviced residential land, there are
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illegal land allocations by chiefs, and Lesotho does not have a National
Housing Policy to guide housing development.
Socio-economic factors will inevitably influence patterns of land development.
According to the Sixth National Development Plan (1997), nearly 50% of
households in Lesotho are poor (the majority are found in rural areas). Poor
households are defined as 'those who spend 50% of their total household
budget to obtain their daily adult diet of 2,500 calories'. Although Lesotho's
per capita GNP of R2206 (1995 statistics) places the country among the
higher income countries in Sub-Saharan Africa.
The problem is that income in Lesotho is highly skewed. Ten percent of
households in higher income groups receive 44% of gross national income
while the bottom 40% receive only 8% of the income (Sixth National
Development Plan: 1997).
The above has several implications in terms of land development. Since most
households are defined as poor, they will not be able to afford land that is
serviced. This is because even when serviced sites are targeted towards low-
income households, the prices for sites are set too high. The prices are
usually above what a poor household is willing and able to afford to spend on
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housing. Therefore, most households opt for land sold informally. This then
led to establishment of unplanned settlements within Maseru and its peri-
urban areas. It helps to perpetuate selling of land illegally.
Low production of formally serviced sites has resulted in several factors. The
supply of serviced land greatly lags behind the demand for such land. Formal
agencies that provide such land (e.g. MCC and LHLDC) mainly lack the
capacity to provide land at rates that are required.
The weak institutional capacity has already been discussed. There are also
delays in acquisition of land from private landholders. This delay is mainly
caused by conflicts over compensations for land.
Low production of formally serviced lands leads to people acquiring land on
their own. The land acquired is usually from private field owners. The land is
provided without any infrastructure, but due to the demand for land, the
unserviced sites are purchased. This is because the government does not
adequately provide serviced land at required rates. Introduction of the 1979
Land Act introduced mechanism that government could employ to increase
control of land and production of serviced land. This has rarely occurred
leading to settlements that are unplanned.
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Discussions on illegal land allocation by chiefs have already been presented.
It will be added that there seems to be some sort of antagonism between
chiefs and civil servants. As Chieftainess of Mapeleng pointed out,
capabilities of traditional leaders are undermined by government. She argued
that traditional leaders should be incorporated into the civil service. One of
the public officials from Maseru City Council also suggested that traditional
leaders be incorporated into the civil service. The public official argued that it
is the only way to curb and ultimately stop illegal land allocations by traditional
leaders.
It is argued that incorporation of traditional leaders will curb illegal allocations
in the following way. If they become part of the civil service, they will be made
part of the body that influenced and manages land development. Traditional
leaders feel that their role has diminished and is greatly undermined.
Incorporation of traditional leaders into the civil service would make traditional
leaders part of local government administration. The most important element
is that it will make the traditional leaders feel as part of decision making and




Lack of National Housing Policy results in several problems. There are no
formal procedures and mechanisms put in place to help guide, control and
target specific areas and income groups in matters relating to housing.
Existence of a housing policy would provide a way in which government could
influence development of land by identifying areas where residential
developments or housing will occur.
It is realised that this also happens when structure plans are formulated and
specific locations are identified as residential land. However, that does not
necessarily facilitate actual development of that land into the desired land use.
Development controls and regulations ensure that specifications of structure
plans and planning are adhered to. When enforcement is very weak (such as
in the case of Lesotho), specifications of plans are not adhered to. This would
lead to more planned residential areas within Maseru.
The lack of housing policy also means that there are no mechanisms put in
place that address housing finance. Housing finance is a very important
component of any housing policy. Without housing finance, it becomes
impossible to develop ones land.
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It has already been discussed that Lesotho has a high number of poor
households. A housing policy would be able to address this problem and
facilitate mechanisms in which these groups could access housing finance.
This could be either money coming directly from the government or coming to
a certain agreement with financial institutions.
Lack of a national policy to address housing finance issues has thus led to
people not affording serviced land and buying land privately from field owners
or resorting to acquiring illegally allocated sites from chiefs. This is carried out
to minimise costs and acquire land as cheaply as possible, so that there will
still be funds available to build the house.
A housing policy would also address land issues. Thus, lack of such a policy
greatly hinders proper land management and land development in the country
especially in Maseru.
Spatial impact of the 1979 Land Act
The Land Act 1979 has had several spatial impacts. The most notable are
the result of places being declared Selected Development Areas (SDA's). As
a result, these areas were able to enjoy service that could not be found in
other areas. In addition, there are now basic infrastructures in place, such as
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roads which have been constructed. Thus, the major impact has been
'formalisation' of residential areas. It has also led to residential areas having
higher densities.
The impact has certainly been positive because it has led to better planned
areas with services and infrastructures. It has also led to densification to make
(the already scarce) land available to more people.
Administration of the 1979 Land Act
Administration of the 1979 Land Act is the responsibility of the Minister of
Local Government through the Commissioner of Lands. Other bodies are
involved in the administration of the 1979 Land Act. These include the MCC
Town Clerk's Office, the Urban Land Committees and law enforcement
officers.
The Commissioner of Lands participates in all land allocation procedures. The
Urban Land Committees are responsible to the Maseru City Council, the




Obstacles to proper implementation of the Act
Most of the public officials argued that objectives of the Act have not been
adequately met. Reasons cited were: Chiefs allocating land illegally, field
owners allocating agricultural land for residential purposes, inadequate
institutional capacities in MCC and LSPP, lack of proper enforcement of the
law, lack of public awareness of the Act and lack of co-operation by
Traditional Leaders.
Illegal allocations by chiefs have hampered achievement of the objectives of
the Land Act 1979. Under the Act, chiefs are supposed to work with Urban
Land Committees when allocating land. These Land Committees are
composed of the Principal Chief of the jurisdiction as chairman, the District co-
ordinator or Town Clerk, the Commissioner of Lands and three other
members appointed by the Minister of Local Government. Therefore, when an
allocation is made through the land committee, it helps because those
government agencies that will ultimately deals with management of the land
are directly involved.
When a chief makes an allocation without this committee, it means that an
allocation is made without land management authorities knowing about it or
approving the allocation. This leads to settlements that have not been
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planned. It also makes it difficult for the municipality to manage such land
because its development was anticipated. Ultimately pressure is put on any
existing infrastructures and services that exist in the area. This is because
the infrastructures and services were not made to carry the increased
capacity. It should also be noted that existing infrastructures and services are
usually not adequate for existing developments, let alone accommodate new
developments.
Private allocations by field owners have the same consequences as illegal
allocations from chiefs. Therefore, it is not necessary to go into the discussion
of the impact of these transactions of land development and spatial form. It
can only be added that there is a slight different in the allocations by chiefs
and those made by field farmers.
Chiefs allocate state land. The field owners sell arable land. Therefore, field
owners sell arable land, which is then used for residential purposes. This
leads to a decrease in the amount of arable land. Encroachment on
agricultural land is a great problem. Agricultural land is increasingly
diminishing and there is need to protect this land.
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Declaration of Selected Agricultural Areas (SAA's) was supposed to curb the
above problem. Data collected from public officials does not clarify issues that
surround establishment of SAA's or identify such areas. Therefore, it is
difficult to discuss the extent to which such a declaration has had an impact
on land development. It is also difficult to assess if declaration area as an
SAA helps to curb encroachment on that land.
Mechanism to penalise those who ignore the Act
Mechanisms have been put in place to penalise those who ignore the Act.
The Land Amendment Order of 1989 set mechanisms to penalise those who
ignore the Act. A person can be taken to court. If found quilty, the person can
be fined R5, 000 or five year imprisonment.
Public officials argued that the above mechanism has not proved effective
because it is never enforced. They assert that there is lack of law enforcement
especially on land related matters.
Land Tribunal
It also became apparent the Land Tribunal court has not been established.
The 1979 Land Act gave provisions for a land tribunal to be established. This
tribunal was to consist of three members. It would have a chair and two
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two assessors appointed by the Minister of Local Government. The chair has
to be a judge of high court or resident magistrate. One of the assessors had to
be a person with a degree in law or land economics. The tribunal was to be
established because it was argued that there was need for a formal body that
would be responsible for hearing all disputes that relate to land.
Since a Land Ttribunal was not established, land disputes have to go through
the normal courts. This results in delays in hearings because of the large
number of cases that are usually waiting to be heard. It is in very rare cases
that a person is taken to court, by the time the case is heard, the person has
developed the land and it becomes more difficult to enforce the law then.
An example of the above is a case in Ha-Thetsane. The Maseru City Council
bought land from field owners to be converted into a planned residential area.
The plan was not yet complete on the drafting board yet the very same sites
are being developed. Field owners were compensated by MCC for their field;
the field owners then resold the land to private individuals who are now
developing the land. Parties involved know that they will not be penalised and
there are small possibilities of MCC getting its compensation money back
because these people will not be penalised. It is amazing to think that this





The 1979 Land Act has had both negative and positive impacts on land
development in Maseru. The main positive impact is that SDA's can be
established and these lead to planned settlements with basic infrastructures
and services.
The negative outweighs the positive. Implementation of the Act has led to
illegal allocations by both field owners and traditional leaders.
The change in land tenure system (and other factor already mentioned) has
led to spontaneous and unplanned settlements. The unplanned and
spontaneous settlements are cited by public officials as the most significant
change in the trend of land development in Maseru between the pre and post
1979 years.
It was also pointed out that there is need for formulation and implementation
of a National Housing Policy. The Housing Policy will also help to address
problems of access to housing finance. Access to housing finance will help to
lead to more choice and people will be able to buy serviced land.
The inadequate institutional capacity needs to be addressed in order for the
Act to be adequately enforced. Above all, there is need to establish a Land
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Tribunal to oversee land disputes and to ensure that the Act is enforced





Conclusions draw on findings that have already been presented in chapter
three. This section will also address research questions. The central issue of
the study was to assess the extent to which the 1979 Land Act had made an
impact on urban morphology and patterns of land development in Maseru and
the peri-urban areas.
Evaluation of the impact of the Act on land development
In assessing implementation of the Land Act 1979, several issues need to be
discussed. It can be argued that the implementation of the 1979 Land Act has
been partially successful. Success can be attributed to formalisation of areas,
hence providing service and infrastructures in these areas. This has been
achieved when areas are declared SDA's.
The Land Act 1979 seems to not have been implemented inadequately.
People from Mapeleng and Sekamaneng did not know about the 1979 Land
Act. As Tsepe (1984) points out, inadequate implementation has led to
confusion that surrounds the Act. Those who remember activities that relate
to the Act did not know that the Land Act 1979 made provisions for such
activities. The people who did not know about the Act were the majority. It is




There is lack of enforcement of the Act as indicated above. There seems to
be lack of interest or commitment to ensure that the Act is not ignored. Public
officials did argue that there is lack of political commitment. People are never
taken to court for ignoring the Act. Thus, people do not waste efforts in trying
to make sure that they have adhered to the principles of the Land Act of 1979.
Inadequate enforcement of the law relating to land matters is perpetuated by
non existence of a Land Tribunal. A Land Tribunal was never established to
deal with land conflicts and other land related matters. The tribunal should
have been established to deal with people that ignore the Act. In addition, the
mechanism that is set to deal with those who ignore the Act should be used
and not only exist on paper.
In section 2.8.1, it was argued that there is no clear procedure to penalise
those who ignore the Act. Therefore, there is need for public officials to be
educated and the courts and government to be committed. This will ensure
that those mechanisms set out in the Land Amendment Order 1986 are used
to facilitate enforcement of the law.
Another inadequacy in the implementation of the Act is evident in the large
number of people who still possess Form G's. With passing of the Act, all title
to residential land within urban areas was to be converted into leasehold. The
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Commissioner of Lands sent a notice to a landowner, if a person did not apply
within 3 months, the person lost their title to land. People in Mapeleng claim
that they never received any notices and LSPP office was not ready to
confirm that notices has indeed been sent to residents of Mapeleng.
The public officials from both MCC and LSPP argue that it has been very
difficult to adequately implement the Act because there are manpower
shortages and limited capital.
Problems due to inadequate implementation of the Act
Inadequate implementation of the Act has led to several problems. It has led
to illegal allocations by chiefs. This makes it difficult for LSPP to effectively
monitor and manage land development. These illegal allocations also
resulted in emergence of unplanned settlements within Maseru.
It conclusion it can be asserted that the 1979 Land Act has led to unplanned
settlements in Maseru. It should be noted that it is realised that there are other
factors that have led to development of unplanned settlements (such as in-




Another problem experienced is rapid conversion of land from agricultural to
residential land use. This is problematic because it decreases the already
limited arable land. Most field owners would argue that the arable land is put
to better use when converted to residential use. This is because the land is
mainly left fallow year after year due to drought and lack of money to plough
the fields. There is high demand for residential land and low production of
serviced land from government agencies, thus agricultural land is taken up for
residential development.
Impact of change in land tenure system
Change in land tenure system from communal to leasehold has led to a few
notable changes in patterns of land development in Maseru and the peri
urban areas. Change in land tenure has led to commercialisation of land,
which in turn resulted in spontaneous and unplanned settlements.
The spatial form of Maseru and patterns of land development have changed
when comparing the pre and post 1979 years.
It should be noted that it is recognised that there are other factors that have
led to this change beside the Land Act 1979. These factors include increased
demand for residential land as central areas are developed and there are
increases in migration into Maseru. Also decrease in agricultural productivity
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has led to abandonment of agricultural activities for paid labour and the land is
mainly left fallow, hence when the chance emerged to sell the land, the
chance was seized. Other factors include the natural change of an area from
its rural nature to urban form as pressure is put on the area to become
urbanised.
The spatial form and land development patterns of pre and post 1979 years
have changed in several ways. It can generally be asserted that change in
land tenure from communal to leasehold has lead to increases in emergence
of unplanned settlements. Another change has been conversion of arable
land to residential use (due to commerciaisation of land).
Concluding remarks
It had been hypothesized that the 1979 Land Act has not been able to curb
urban sprawl. This is true. This is evident in that land is being sold without the
consent of the government ( that is, not through land committees) and thus
developments have been occurring and leading to urban sprawl. Most land in
Mapeleng was bought from individuals, in Sekamaneng selling of land in the
past was low. Recently, field owners are selling their land at increased rates
(this became apparent while doing the field survey). Thus, urban sprawl has
not been curbed or managed.
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The second part of the hypothesis is false. I had hypothesized that the Land
Act 1979 had not led to any changes in patterns of land development and
patterns of urban morphology in Lesotho. The hypothesis is false because it
has been discussed that there has been change in patterns of land
development and urban morphology in Maseru and peri-urban areas partly
due to the existence of the Land Act of 1979.
Recommendations
Several recommendations can be made. Firstly, there is need to declare more
areas as SDA's that are outside Maseru's urban boundaries. The City
Council focuses on areas within its jurisdiction and district councils do not
have the capacity to make such declarations in their areas of jurisdiction.
There is need to decentralise planning functions so that areas outside
Maseru's urban boundaries can also be adequately planned. Therefore, if
there is a local council within each major town in each district, it will become
easier to plan at a local level. This will ensure that the area in question can
be planned more sufficiently. It is realised that the above can only happen if
external funding can be secured to carry out the activity. Nevertheless, it is
argued that it is very important for planning functions to be decentralised.
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It is also recommended that a land tribunal should be established. Those who
ignore the Act should be penalised. The existing law should be enforced.
There is also need to ensure that chiefs cooperate with the local authority.
Incorporating chiefs into the civil service would not necessarily result in
cooperation. Cooperation can be achieved through making traditional leaders
essential decision-makers in certain matters.
Cooperation could be achieved through the following way. A chief could be
allowed to initially make an allocation without consulting Land Committees.
The Urban Land Committee, local authority or LSPP would be consulted after
the decision to allocate has been made, but before the applicant is allocated
the site. The allocation would only be approved when all parties agree on the
allocation. This would give the Traditional Leaders the power they crave whilst
ensuring that land allocations occur with involvement of land management
agencies.
In conclusion, it is asserted that most problems that the government of
Lesotho has experienced with the implementation of the Land Act 1979 is a
result of the weak institutional capacity and lack of adequate capital. This has
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Appendix 1
Questionnaire for public officials
This study is carried out for academic purposes only
Your help is highly appreciated






Duration at present job: _
1. Are you involved in any land development related work?
yes .
No .
If yes, in what way?
If no, go to question 3.
2. What legislation governs the above actions?
3. In what ways does the government intervene in land development
processes?
4. Why is intervention considered necessary?
5. When intervention occurs, are objectives met?
yes .
No .
I do not know .
102
If no, what obstacles and problems are encountered? _
6. What has been the trend for land development in Maseru (within city
boundaries and peri-urban areas) in the past ten years? _
7. Has the trend been significantly different from the early pre-1978 years?
yes .
No .
I do not know ..
If yes, in what ways? _
If no, go to question 9.




If yes, to what extend and in what ways did the change in land tenure system
influence land development? _
9. What are the main factors that tend to influence pattern of land development in
Maseru?-------------------------
10. What do you know about the 1979 Land Act? _
11. Who oversees implementation and workings of the Act? _
12. How does this agency carry out its coordination function? _
11. Would you say that the Acts objectives have been adequately met?
yes .
No .
I do not know ..
If no, what shortcomings have been encountered? _
13. Has the 1979 Land Act had any impacts spatially?
yes .
No ..
Do not know .
If yes, what are they? _




I do not know .
If yes, where? _
Why were these specific areas chosen? _
15. The 1979 Land Act gave provisions for government to acquire land for public
purposes, do you know what the procedure for this had been before the Act?
yes .
No .
If yes, elaborate _
Which places in Maseru were declared for public purpose as per provisions of the
Act? _
16. What are mechanisms that have been put in place to penalise those who
ignore the Act? _
Have the above mechanisms proved effective?
yes .
No .
If no, what would you recommend? _
Please feel free to provide any additional information that might further help this study.
Thank You.
Appendix 2
Questionnaire for private developers
This survey is for academic purposes only
Your cooperation is highly appreciated






1. Do you own the land the house you live in is on?
yes .
No .
If no, is the house:
rented out to you 0
Are you using it while the owner is away 0
It belongs to family/ friend/ relative 0
Other _
If possible, please further elaborate on circumstances that have led to the above
situation. _
If no, go to question 11.
2. How large is the site? _
3.How did you get this land?
a. Allocated by the chief 0
b. Inherited from parents 0
c. Bought from individual 0
d. Other__-:-- _
e. Given to me by _
4. When did you acquire the land? _
5. Where did you live before moving here? _
6. Did you have to pay for the land?
Yes ..
No .
If no, go to question 8.
7. How much did you pay for the site
Less than R1 ,000 D
R1 ,000 - R2,999 D
R3,000 - R4,999 D
R5,000 - R6,999 D
Above R7,000 D
8. Did you possess a lease or 'Form C' for the site?
yes .
No .
If no, what documentation do you have to show that the land belongs to you?
9. In what ways to do you use the land? _
10. Did you own this land before it was developed?
yes ..
No .
If yes, what was it used for before it became a residential site? _
11. Do you have any other land some where else
yes .
No .
If yes, where is this piece of land located and how is the land used? _
12. Have you ever heard about the 1979 Land Act?
yes .
No .
If yes, how do you understand the Act? _







































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































































• Do you own the land your house is built on?
No: Rented 1
Using for free 2
• How large is your site?
Less than 1,000 m2
More than 1,000 m2
Do not know














• If the land was bought, how much did it cost?





• What year did you acquire the land?





Lived here all my life 6

















to Gazette No. 41 of 14th December, 1979
The Land Act 1979
Act No. 17 of 1979


























THE LAND ACT 1979
ACT NO. 17 OF 1979
Arr3lIlgement of Sections
1. Short 1tiJtle <l:~d commencemenrt
2. Interpretation ';,
Part I
In.alienability of land and power to grant titles to land
3. IJand vested in Baso·tho Nation
4. Power to gI1aalJt ,titles to land vested in tJhe King
5. Application for grants under parts Il and III
6. Persons capable of holding title to land
partn
Land held under allocation
7. AppUcation of Piart IT
8. Cevtain titles·non-reg.istrable
9. CeI1tain tirtfiJes-reglistrable
10. Oonversion of ali1ocartlio:ns
11. Other rural land held under a lease or licence
12, A1100aoog autihoniiy
13. Revoca!f;il()n of allocation
14. RevooaHon on grounds of public interesi
15. Oompensation in case <Yf revocation under section 14
16. Appeals
17, Certirf1iOOltJe of aI1Ilocation and register
18. Regu1a1Jioos
Part m
1. Grant of title in urban areas
19. Application of Part III
20. Lease or licence
21. Advertising of plots
22. Invti1JaJtion to tender
23. Adve·nse cladms
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